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Vision Statement

The Newport Bay Front has historically been a mix of tourist and
fishing related industries. Fish plants, fishing boats. support services.
restaurants and gift shops have shared the geographically limited area
ibr over a century. Because of those different users, conflicts are bound
to occur. It is important to remember however, that all the different
functions are important to the overall well being of the economic,
physical and cultural health of the Bay Front. The intent of this plan is
to therefore preserve that historic mix, enhance the interrelationships
between those uses and ensure that new development or redevelopment
preserves the overall integrity of the Bay Front.

As such. the vision of the Bay Front is to foster a mix of uses that
enhances the historic and cultural character. New development should
be of high quality and should “fit” into the overall design and function
of other uses. The local economy should be preserved by developing
and encouraging a multi-use area. Transportation and circulation
systems should be developed and sized to accommodate a reasonable
amount of activity. However, because of the cyclical nature of the use of
the Bay Front, all problems cannot be solved. Alternative modes of
transportation such as transit, bicycling and walking should be explored
as alternatives to other, more expensive transportation systems such as
streets and parking lots. Overall, the Bay Front should be an area that
provides a number of different uses and experiences for a number of
different users.

C
ra I



F: ,

j : Introaucon

)
The Bay Front Plan

Located on the banks of the Yaquina Bay, the Bay Front offers a number of different
environments for residents and visitors. Fishing, fish processing, retail, residential and tourist
related uses all call the Bay Front home. A mixture of uses therefore typifies the development of
the properties along Bay Boulevard.

The Bay Front was also one of the first areas on the Oregon Coast settled by Europeans.
Much of that historic character still exists and has been enhanced by some new development.
However, some development has not added to the attractiveness and historical nature of the Bay
Front and detracts from the overall cohesiveness.

The Bay Front also experiences periods of intense activity (usually during the summer
months) and periods of relative inactivity. During the active times, parking becomes a premium
with many people and users competing for the limited number of spaces. Conversely, the inactive
season experiences few problems with parking so people have little trouble parking relatively
close to where they want to go but businesses struggle for lack of customers.

The Bay Front, a subarea of the City of Newport, lays on the north side of Yaquina Bay
roughly between the Yaquina Bay Bridge and up to and including the Embarcadero Resort. It is
an area that has historically been an active and integral part of the City and Lincoln County.
Home to one of the largest fishing and fish processing industries on the West Coast, the Bay
Front is also characterized by a strong tourist and residential sector. To provide a framework for
the management of change and the promotion of growth, the City is preparing the Bay Front
neighborhood plan to guide thture development and redevelopment.

Purpose

The Bay Front is an exciting and important area with many opportunities and challenges.
As such, the Bay Front Plan will provide a framework in which development and redevelopment
will be guided so as to achieve the objectives outlined in the plan. The Plan’s main concerns are
with land use changes, the physical. economic, social and cultural integration of the multiple uses
and the preservation of the historic character.
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Plan Process

The Plan preparation stayted in 1996 with a general neighborhood meeting of residents.
business owners. property owners and anyone else who was interested in the future of the Bay
Front. The purpose of the meeting was to solicit issues from people regarding the future of the
Bay Front. From the conservation with the community, a number of issues were raised that
people believe faced the study area. A complete list of those issues are contained in Appendix A.
That list is merely a listing of the issued raised and is in no particular order.

From the general meeting, seven people volunteered to serve on an advisory committee
on the development of this plan. They met on a monthly basis and discussed the issues raised and
solutions to the issues considered important enough to be included in a general planning
document. They also reviewed the draft plan, goals and policies.

Once the draft plan was reviewed and approved by the advisory committee, another
general meeting was held to seek further input. From the comments received, the draft was
refined and placed on the docket of the Planning Commission for review and recommendation to
the City Council. A public hearing was held at the Planning Commission so people would have
another opportunity for comment. After the Planning Commission, the Plan was placed on the
agenda for the City Council for yet another public hearing and more opportunity for review and
comment. After final review by the Council and amendment, the Plan was adopted by the City
Council as a part of the City’s overall Comprehensive Plan thus becoming the official guiding
document for the subarea known as the Bay Front.
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Physical Description

The Bay Front is defined as that area between the Yaquina Bay Bridge up to and including
the Embarcadero Resort. and between Yaquina Bay and one lot deep iandward off of Bay
Boulevard (see Figure 1 ‘. The area is characterized by a narrow strip of deveiopment that
parallels the Bay and Bay Boulevard. hiand behind the first row of lots. the land rises sharply
from an elevation of about 13 feet to 125 feet above mean sea level. The bluff is very steep in
places and is generally covered with vegetation although some areas are so steep that vegetation
cannot grow

Because the strip of flat land is very narrow along the Bay. many otthe buildings on the
water side of Bay Boulevard. especially south of Hatfield Drive, are built on piiins. Further east.
till has been added to the Bay to create more flat land. Additional fill and pilings to any great
extent is highly uniikelv so the amount of buildable area available today is most likely the most
that viil be available in the foreseeable future.
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Geology

The Bay Front Neighborhood is characterized by a substrate of the Nve Mudstone
fornation along the bottom of the slopes. This formation is described as a massive to indistinc:iv
bedded. gray, clayey siltstone and very fine-grained sandstone: it contains sandstone interbeds
near the base and caicareous concretions in places. Overlaying the Nye mudstone and making up
the slopes off the Bay Front, are marine terrace deposits. These deposits are up to 75 fee of semi-
consolidated uplifted beach sand overlain locally by fine-grained dune deposits. Lenses of gravel
re present in places.1

The Nye Mudstone unit is highly unstable where beds are inclined in the same direction
as slope. Although the marine terrace deposits are semi-consolidated and fairly stable, the
occasional incompetent layers of flne-grained soils, organic soils, and peat in the subsurface can
cause stability problems. If these materials are within the sphere of load influence, they will settle
unpredictably. The foundation characteristics of these soils can be determined only by drilling
and soil testing. Landslides are common where the bedrock underlying the marine terrace
deposits is composed of soft sedimentary layers that dip 15 degrees or more toward the bay.
Construction on the terraces should be located where erosion and landsliding will not endanger
the buildings within the time frame of their planned purpose. The removal of vegetation in
preparing the ground for a multi-unit development should be followed immediately by
construction; otherwise, erosion and water saturation could produce excessive runoff along the
cliff’ areas and induce slope instability and accelerate erosion.2

There is mounting evidence that the Pacific Northwest is periodically subject to massive
subduction zone earthquakes. A subduction zone is where two crustal plates meet and one is
pushed below the other. Usually these occur where an oceanic and a continental plate meet.
Typically, where the two plates meet, the subducting plate gets locked into place causing the
continental plate above it to bulge upward. When the strain becomes to great, the two plates
abruptly shift causing an earthquake and a downward movement of the continental plate.

Earthquakes of this type can be very strong with estimates as high as 9.0 on the modified
Richter scale. The area affected by the earthquake can also cover over 600 miles in length up and
down the Pacific coast line and be destructive for over 100 miles inland. It has been predicted by
some that the odds of such an earthquake occurring on the Oregon Coast is 20% over the next 50
years.

Accompanying all earthquakes that happen under the ocean are tsunamis commonly
called tidal waves although they have nothing to do with tides). Therefore if a strong earthquake

‘Environmental Geoloev of Lincoln County. Orceon prepared by the State of Oregon Department of
Geo1ov and Mineral Indusrnes. 1973.

lbid.
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were to occur just off the ccast. a tsunami would surely follow, probably in a ve’ short time.
However, tsunamis can also be generated from remote places such as Japan or Alaska. These Qtsunamis can also cause damage and endanger lives, but the warning time is usually a long
enough time to warn people.

Wetlands

No detailed wetland delineation studies have been done for the Bay Front Neighborhood.
However, there is a more general map that was prepared by the Fish and Wildlife Service of the
U.S. Department of the Interior. The National Wetland Inventory mapswere prepared primarily
by stereoscopic analysis of high altitude aerial photographs. Wetlands were identified on the
photographs based on vegetation, visible hydrology, and geography in accordance with the
Classification of Wetlands and Deep water habitats of the United States. The aerial photographs
typically reflect conditions during the specific year and season when they were taken. In addition.
there is a margin of error inherent in the use of the aerial photographs. Thus, a detailed on the
ground and historical analysis of a single site may result in a revision of the wetland boundaries
established through photographic interpretation. In addition, some small wetlands and those
obscured by dense forest cover may not be included on the maps.

With that in mind, the only wetlands identified in the study area are Yaquina Bay and two
intermittent streams located at roughly Eads Street and the other at roughly the Embarcadero.
Both streams extend a short distance up the hill. There are no names for either stream.

Yaquina Bay has been identified as an estuarine subtidal environment with an
unconsolidated bottom. The two streams are a riverine intermittent environment with a
streambed that is seasonally flooded.

Other Goal 5 Resources

Goal 5 refers to the Land Conservation and Development Commissions Statewide
P!anning Goals. The title of the Goal is open spaces, scenic and historic areas, and natural
resources. In the preparation of comprehensive plans, planning bodies are required to address the
resources enumerated in the Goal. Those resources are open space, mineral and aggregate
resources, energy sources, fish and wildlife areas and habitats, ecologically and scientifically
significant natural areas, outstanding scenic views and sites, water areas, wetlands, watersheds
and groundwater resources, wilderness areas, historic areas, sites, structures and objects, cultural
areas, potential and approved Oregon recreation trails, and potential and approved federal wild
and scenic waterways and state scenic waterways.
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Historic Resources

The area between the Yaquina Bay bridge and the Embarcadero has been speciried in the
adopted Comprehensive Plan as a potential historic area. More specifically. Policy 5 wIder the
Historic section in the Plan states:

“Policy 5: The Bay Front and the Nye Beach areas will be considered for historic district
status. The Goal 5 analysis and possible ordinance development will be completed by the next
regularly scheduled periodic review.’

In addition to the general historic status. there are five historic and cultural sites on the
Bay Front. The first is the Yaquina Bay bridge. Completed in 1936 after two years of
construction, the bridge replaced the Yaquina Bay Ferry and was a key portion of the coast
highway system. The bridge led to development of the business district along Highway 101 in
Newport, dramatically increasing tourism on the Oregon Coast. The Oregon Coastal Zone
Management Association (OCZMA) has categorized the bridge as having importance to the state.
The Newport Transportation System Plan also identifies the importance of the bridge and, if
necessary to expand the bridge, it should be in the same corridor and preserve the bridge
silhouette by locating on the west side.

The second site is the Ocean House Hotel Site and the U.S. Coast Guard Station. The
Ocean House Hotel was built in 1866-67 by James R. Bayley and Samuel Case. Case, the
proprietor, came to the area as an infantryman to serve at the Siletz Reservation. The present U.S.
Coast Guard Station is located on the Ocean House HotelSite and was built in about 1935. The
OCZMA has listed the site as having historical importance to the county. A Lincoln County
Historical Society marker identifies the Ocean House site.

The third site is the Abbey HoteL’Bavview Hotel site. Peter Morton Abbey was one of
Newports pioneer settlers in 1867. He built the Bavview Hotel in 1871 on the waterfront and
moved it back against the hill in 1911. The hotel was torn down in 1935. The Abbe’ Hotel. built
in 1911 at 704 SW. Bay Boulevard. operated until in burned in 1964. It was a three-story
wooden building with 45 rooms. George Bahr. the owner in 1964, replaced the hotel with a
restaurant-bar called “The Abbey,’ which was subsequently torn down for a parkin lot in 1986.
The OCZMA has recognized the site as having historic importance.

The fourth site is the two and one-half story wooden structure at 618 SW. Bay Boulevardknown as the Grand. It is one of the oldest structures, if not the oldest, on the Newpori
waterfront. It was built in 1886 as an Oddfellows or Masonic Lodge in Olsonville (about a haifa
mile up the bay from its present locauon’ and was established as a boarding house. It is now
known as “Circa 1996,” a gift shop.

The final site is the Scott House. Located at 333 SE. Bay Boulevard. this house was built
in 1928 by General Ulysses S. Grant McAlexander. a World War I veteran known as the “Rock
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of Marne. The house was built on the foundation of Dr. James R. BayIe\s mansion and has
been partially rehabilitated.

Scenic \lews

Although many scenic views exist on the Bay Front. at this time there are no officially
desninated scenic views. However, through discussions with various committees, the hillside
above the Bay Front has been identified as very picturesque and worthy of preservation. This can
be accomplished in a couple of different ways. One is to preserve the many street rights-of-way
on the hillside in public ownership. Anotler is to require a geologic investigation into
ramifications of any significant vegetation removal. Another is to require that, if removed,
private owners should replace the vegetation removed to the greatest extent possible. It is
recognized that there is private property that may be developed and nothing should prevent that
from happening as long as health and safety issues can be addressed and mitigated. But. care
should be taken to preserve the scenic vista that is now present.

Open Soace

The Bay Front has some lots that are currently vacant or underutilized and therefore may
be considered open space at this time. However, open space does not refer to any parcel that is
vacant. Open space means those areas that are targeted to remain open. There is no property on
the Bay Front that is designated as truly open space. It is, however, important that the bluff above
Bay Boulevard remain vegetated or have proper engineering to ensure stability of the slope.

Mineral and Areate Resources

There are no known mineral and aggregate resources in the study area.

Eneruv Sources

There are no known energy sources within the study area.

Fish and Wildlife Areas and Habitats

There are no significant fish or wildlife habitats within the study area.

Coastal Shorelands

Ocean Shorelands are defined as those areas:

I. Subject to ocean flooding and lands within 100 feet of the ocean shore or within
50 feet of an estuary or a coastal lake
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2. Adjacent areas of geoloic instability where the eoiogic instability is related to or
will impact a coastal water body;

3. Natural or man-made riparian resource. especially vegetation necessary to
stabilize the shoreline and to maintain water quality and temDerature necessary for
the maintenance of fish habitat and spawning areas

4. Areas of significant shoreland and wetland biological habitats whose habitat
quality is primarily derived from or related to the association with coastal water
areas:

5. Areas necessary for water-dependent and water-related uses. including areas of
recreational importance which utilize coastal water or riparian resources, areas
appropriate for navigation and port facilities, dredge material disposal and
mitigation sites, and areas having characteristics suitable for aquaculture:

6. Areas of exceptional aesthetic or scenic quality, where the quality is primarily
derived from or related to the association with coastal water areas; and

7. Coastal headlands.

Within the Bay Front neighborhood. numbers 1 and 5 apply. Much of the Bay Front is
within 50 feet of Yaquina Bay and therefore would fall under the riparian vegetation
requirements if it were not for the fact that most of the area is extensively developed so little
vegetation remains. It is therefore difficult to replace or, where some may exist, maintain a
riparian buffer along the Bay. The exception would be the area west of the Coast Guard station
and the riprap wail to the beach. This area may have a trail someday so a riparian buffer may be
appropriate. It is also possible to encourage development to restore some riparian buffer as
properties develop.

Number 5 deals with water-dependent and water-related uses. The area is zoned either W
I (Water Dependent) or W-2 (Water Related) with some exceptions in the W-2 zone. This plan
will address that issue specifically and come with some policy statements to assure that the Bay
Front remains a viable area.

Beaches and Dunes

There is a beach located west of the Coast Guard station and under the Yaquina Bay
Bridge. This beach is accessible only during low tides. The area is under the jurisdiction of the
U.S. Coast Guard, the Oregon Department of Transportation and the Oregon State Parks. The
area is used for walking, clamming, and other recreational activities. Access is limited however
because of its location.
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Land Useand Infrastructure

Existing 12and Use andZoning

The Bay Front neighborhoodconsistsof a mix of usesranging from fish processing,
marinas,port docks. fishing industry relatedretail andwholesaleestablishments,retail uses
(especiallytourist relatedcommercialuses),residences,parking, and governmentusessuchas
the CoastGuardstationand the Port of Newportoffices. Thereis somevacantland left and some
room for redevelopment.Most of the vacantland is on the Port of Newportpropertyjust west of
the Embarcaderoand along the waterside of Bay Boulevardto FogartyStreet.

The Bay Front is zonedP-I (Public Structures)from the bridgeto Bay Street,W-2
(Water-Related)from Bay Streetto Port Dock 7, W-l (WaterDependent)from Port Dock 7 to
the EmbarcaderoandW-2 throughthe Embarcadero.The W-2 zonealso allows outright uses
allowed in the C-2 (Tourist Commercial)district as a conditionalusesubjectto the issuanceof a
conditionalusepermit. Conditionalusepermitsare reviewedby eitherthe PlanningCommission
or PlanningStaffafter noticeand opportunityfor comment.Conditionalusepermitsareattached
to theuseand the land, and arevalid indefinitely.

Streets

Becausethe Bay Front is sucha narrowstrip of land along the YaquinaBay andthe
abruptembankmentthat risesimmediatelyoff thewaterlevel, the opportunitiesfor streetsare
limited. Basically, Bay Boulevardparallelsthe bay from the CoastGuardstationthroughthe
studyarea.PerpendicularstreetssuchasBay Street,Fall Street,Hatfield Dr., FogartyStreet,and
JohnMoore Drive connectthe Bay Front with the uplands.A few otherstreetssuchas Case
Street,Abbey Street,Hurbert StreetandEadsStreetprovide local accessand parking to some
propertiesbut do not extendall the way up the hill. The ability to extendthosestreetsis virtually
impossibledue to topography.

Bike Paths

Thereare currently no designatedbicycle pathswithin the studyarea.However,because
the areais relatively flat and the traffic movesslowly, bicyclescaneasily sharethe roadwaywith
othervehicles.Thereis a County bicycle paththat continuesup the Bay Roadjust outsidethe
City limits aboutthreequartersof a mile pastthe Embarcadero.

PedestrianPaths

SidewalksborderBay Boulevardon both sidesfrom the CoastGuardstationto Fogartv
Street.From Fogartystreet.sidewalksare on the waterside of Bay Boulevardonly to the
Embarcadero.Sidewalksdo not extendany frirther eastthanthe Embarcadero.Sidewalksare also
alongBay Streetfrom Bay Boulevardto I 3h Street.Thereare additionalsidewalksthat run up
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